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ForeworC

As a public service to assist local housing activities through
cleirrer understanding of local horrsing market conditions, FHA
inltiated publication of its comprehensive housing market anaLyees
early in 1965. while each report is designed specifically for
FHA use in administering its mortgage insurance operations, it
is expected that Ehe factual information and the findings and
conclusions of these reports will be generally useful also Eo
builders, mortgagees, and others concerned with rocal housing
problems and to oihsrs having an interest in local economic con-
ditions and trends.

since market analysis is not an exact science the judgmental
factor is important in the development of findings and conclusi.ons.
There will, of course, be differences of opinion ln the inter-
pretation of avallable factual information in determining the
absorptive capacity of the market and the requlrements for maln-
tenance of a reasonable balance in demand-supply relationships.

The factual framer+ork for each analysis is developed as thoroughly
as possible on the basis of inforrnation available from both local
and national sources. unless spe<:ifically identified by source
reference, all estimates and judgme:rts in the analysis are those
of the authorlng analyst.
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ANALYSIS OF THE

STOCKTON, CALIFORNIA. HOUSING MAq.KET

Sumrnarv and Conclusions

ln May I965, ncnagricultural employment totaled 81,200 Persons'
an increase of some 1,925 (2.4 percent) since May 1964. During
L964, nonagricultural employment averaged 80r050 persons, an

increase of 3,200 (4.2 percent) over the I963 aver,rge. During
the June l, I965 to June l, 1968 forecast period, nonagriculturaL
employment is expected to increase by approximately 6,000 jobs, or
2 ,000 annual ly.

About 8,750 persons were unemployed, or 8.2 percent of the
civilian work force, in l"iay L965, Although the unemployment
rate is high, the current leveL rePresents a decline from
the 196l high of 9.2 percent.

current median income, after deducting Federal income tax, is
about $7,000 annually for all nonfarm families. Nonfarm renter
families have a current median after-tax income of about $5,500.
By June 1, 1968, the median income of nonfarm renter families
i. s expec ted to i-ncrease to $6 , 050.

4" As of June l, 1965, nonfarm population in the Stockton HMA

totals about 254,9OO persons, an average annual increase of
about 4,800 persons (2.1 percent) since April 1960. During
the June I, 1965 to June 1, 1968 forecast period, nonfarm
population is expected to increase to 266,150 persons, an

increase of about 3,15O (I.5 percent) a year.

As of June l, 1965, there are approximateLy 77,700 nonfarm
households in the Stockton HMA, an average annual change of
nearly 1,725 (25 percent) since April 1, 1960. By June l,
1968 nonfarm househoLds in the area are expected to total nearly
84,600, an average annual increase of nearly 1,925 (2.5 percent).

Currently, there are about 84,850 nonfarm dwelling units, an
average annual gain of over 1,900 (2.5 percent) since April l,
1960. The number of new dv;elling units constructed has aver-
aged about 2,25O annually since January 1960, and approximately
53 percent of these \^/ere sr'ngle-f ami ly houses.
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7 As of June 1 , L?65,
f arrn dwell ing units
available for sale

ii

Ehere are abouE 3r5O0 available vacanE non-
i-n the SEockton HMA, .Lncluding a'couE 9rOO

(a homecwner vacancy rate of 1.8 percent) and

J

2r5OO units availal;Ie for rent (a rental vacancy rate of 3'1
perce;-,t ) .

Durin3 the June l, tfr65 to June l, 1968 forecast pericd, the
annual c]emand for new ccnstruction in the stoclrton HMA is
esti-:nated to i.e lr)25 units, of which lr35O units rePresent
cleme_nd for sales housir:g, and 575 units represeirt demand for
renEal housing. Al ,out 15O uirits cf the airrrual demand for
renEal units may '- e provided ruith public l-enef its or assis-
tailce.
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Housing Market Area

The stockton, cal.ifornia, Housing Market Area (HI,IA) is aerined as
san Joaqui-n county, and is focated in the Great central va11ey be-
tween the Diablo Range to the west and the sierra lr]evada l"iouniains
to the east. The topography of the county is frat and traverse,l
by 11000 miles of inland fresh wa.terways, including the san Joaquin,
Mokelumne, Calaveras, and Stanislaus Rivers (see map).

Stockton, the county seat, is about 50 miles south of Sacramento,california, 80 miles east of san Francisco, celifornia, and aboui
3/*5 miles north of Los Angeles, California. Situated in the centerof the county, siockton is the largest city in the llI4A anrl serves
as the industrial, trade, and service center for the county.

Other cities in the county are Lodi, about 15 miles north of stock-ton, primarily a suburban and agricultural communityi Traey, located
between stockton and san Franeiico; Manteca, about ten niles south
of,stoekton; Ripon-, about five miles southeast of Manteca; and Es-ca1on, in the sorrtheastern corner of the county.

Excell-ent transport:;tion facilitles are available in the area. Three
- transcontinental railroads, the Atchlson, Topeka, & santa Fe, the
southern Pacific, and the !{estern pacifii, proviie ,rassenger'and
freight transport.'tion in the area. rn aitdlti.on, the central cali_
forral-a Traction Ral1road, and the Stookton Ternrinal & Eastern and
Tider.rat,er southern Railroad serve the county. united Air Lines andpacific Air Lines provide regula::ly scheduled flights to San Fran_cisco from the Stockton l'letropolitan Airr,ort, a mo,jern air:port
equipoed with a jet runway. The Greyhounri Bus Lines, continental
Trailways, and santa Fe Trailways supply bus transportabion to nearbycities. Highway facilities are extensive. u.s. Route 99 connects
stockton with sacramento to the north and Los Angeles to the south,
and U.S. Route 50 corrnects the area with San Francisco. In addition,there aro five state highways throughout the eounty. Also, over 125regularly scheduled and contract truck 1ines, and tver /+O stearnship
com ranies serve the HMA.
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Cornmutation Cata for San Joaquin County, obEained from the 1960 census
(compiled on a basis of where workers reside), indicate a net out-
commutation of approximately 1,O25 persons. About L,925 (52.1 percent)
of the 3,700 out-commuters worked in neighboring Stanislaus and Sacra-
mento Counties. About 1,300 (49.1 percent) of the 21675 in-commuters
Lived in Stanislaus County. Currently, local sources report an

increasing in-commutation "

Since rural farm population constituted 13.8 percent of the popula-
tion of the Stockton HMA in 1960, all demographic and housing data
used in this analysis exclude the rural farm component, excePt where
specifically noted"
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STOGKTON, CALIFORNIA, HOUSING MARKET AREA
( Son Jooquin CountY )
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Economy of the Area

Charactel_and Ei;togy

The Cal ifornia Gold Rush in 1849 was the key to the
Stockton and San Joaquin Courrty. To meet the needs
of r.,eoo1e who were lured by gold into the area, t,he
quin va1ley was culr,iv,lted. Stockton soon became a
equipment, and repairs.

development of
of the thousands
fertlle San Joa-
center for food,

Agriculture beeame the leading industry in the HI"IA because of the
yelr-long growing season, the rich soi1, and an extensive irrigation
system. A variety of crociucts are sromr including tomatoes, qrapes,
asparagus2 peaches, anci almonds. Today, San Joaqui.n Cor:nty is the
fifth richest agricultural region in the llnited States.

The city of Stockton has developed into a processing, shipping, and
dis iributing center for agricultural products. However, reeent ex-
pansions in the government, service, and trade industries are les-
senirrg Stocktonl s de:rendence on its agricultural base.

Ernployment

Trend of EmElErcggL rn May lg65 (fie tatest date for whj ch data are
avai I able), the State of California Department of Employ_r'nent reported
that nonagricultural employment was about 8IrA00 persons. Th.s
number represents an increase of some 11600 jobs (2.0 percent) since
the May 196/+ ftgure of 791600. Employment data app..ring subsequently
in the analysis are annua.l averages.

During 196/,,, nonagricultural employment averaged 8OrC5O persons, an
j-ncrease of )e2OO jobs (4,2 pereent) above the 1963 average. As
indicated in the following tab1e, average annual nona;3icul-tural
employrnent has increased each year since 1959, with the greatest
nrimerical increase OrZmloccrnrlng between 1963 and 196L, an<i with
the smaller numerical grovrth occumlng between 1959 and 1960 when
nonagricrrltu:ral eml-rlo;rment increased by only 50 workers. This small
increase was a reacti-on to the 1958-1959 recession. I'yom 1958 to l96L
nonagricrrltural employment i-ncreased by 111050 (16 percent), or an
average of 11850 joUs annuaI1y.
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!fS!3_of \9taqr. j g, , l tufel__Emplg./Tne$
[tockt94r_Ca]-i forni., lUA
Annubl u\verages,. 1958 -1964

Year

L958
1959
1960

1961
L962
L963
L96/+

Manrt-
factur!ry

l.21325
t3 ro5o
L2rgOO

t3,375
t3 r)5o
13 r475
l/+r/+25

Nonmanu-
fagturing

59 1725
6tr375
63,375
65,625

AnnggLl change
Number Percent

56
58
58

,675

Tot,al

69rooo
7tr575
7Lr6?.5

2r5?5
50

l+7 5
625
t25
200

52
,7)

5
5

3"7
.1

7),tco
7/+r725
75,85A
80r 050

1
1
2
3

o

a

a

o

,
,
,
t

a-
2
2
/,

1
2
8
2

Source; State of California, Department of Employment"

[mo1oy,.nen!_by_Indur:trv. Tn 196/+ an averjse of tLr425 persons (1g.0
percent of loial r:onaqrieultural em,foyrynent) were'enrr:ltyed by manu_
factr-rrl-ng indu.'tries (see table f ). Gror,rth in the manui'acturing sector
has beon sporadic, wit,h the gr.eatest gain occurr.ing belwe:n 196j and
196/+ when rnanufrLcttring emJrloyrnent increased ay grc jobs (?.1 plrcent),
and '"ril,h the qreatest loss occurrinq bet,ween 7959 and 1960 when Lhere
w,'-rs a decline of 150 jobs (1.J. nercent). The rjistrjbution of employ_
ment by inilustry has chanl;ed very little in recent, yc,lrs. since tg\g,
manrr'actri:'ing em;r1o;ment has acccunted for about 1g percent of all non-
agri cu,r-tu''al employment.

Empl 6;.msnt ln the durable goods r ndnslries has been incroasinq eachyear since 1958, with the exception of 1962 when employnent feil from
Lhe 1961 total n, 5t]50 to 5rO5A, a 1os:-: of 100 joUs (i.g percent), and
1963 when emplo;rment dropped to 5rooo, a ross of 50 jobs (i.o per"6nt).
The greabest increase j-n employnent tn the curable goods indusiries
oceurred b':tween 196) and 196l+ vben there was a gain of 475 jobs (9.5
percent).

There has becn an_over-alI employment growth in the nonrl.:rable goods
indrrstries since 1958, with the greatest gains occurring betwoen
1958 and 1959 when jobs increased by 525 (6.8 pu."ent) Ina U"i""""
1963 and I961u '.^then employment increased by /.75 (5.6 perce.al. 

.**aor_
ment d clines took prace in 1960 when there was a loss or zi5 Sous(3.3 pu"cent) anri Ln 1962 when employment dropped uy z5-(0.9-p!icent).
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The employment gains in both the durable and nondurable goods indus-
tries between 1963 and L96/+ are atr ributed in part to the erFiansion
of several companies in the area, pa.rticularly the Libbey-owens-Ford
Glass Company.

During L96l+, an average of 651625 i:ersons (82 percent of total non-
agricultural emp,loyrnent) were employed by nonmanufacturing industries.
There have been steady enployment increases in the nonrnanufactrrring
sector since 1958, with the greatest increase ocerrrrlng between 1963
and l96L_when 21 2.5o new jobs were created, a gain of 3.6 percent, and
the smallest gain ocerrrring between lg59 a::,d 1?60 when the increase
was only 200, or 0.3 percent, The largest enployment gains have
been within the retail trade, services, and go'rernment categories.
Retail trade enrployment i.ncreased fron l),275 persons rn 1959 to
l5r5OO in 7961+, a gain of 21225, or 16.8 percent. Eruployment in the
service eategory has increased from 111300 in 1959 to Lt+-e050 in 196l+,
g-qain of 2r75O, ot 2l+.3 percent. Tirere has been a Zr2OO job gain
(15.0 percent) in the gorrernment category which increased from
l.l+r7oo in 1958 to 151900 in ).96t+.

Trend o[ Emplovment Partici pation Rate. The participation rate (the
number of persons working in the area per 100 population) is low in
the Stockton HMA. Currently, it is estimated that there are only
about 30 jobs in San Joaquin County for every 100 people. The low
rate reflects the large number of city dwellers who are agricultural
workers. The employment participation rate declined slightly between
1960 and the current date. However, there is indication that this
rate will increase during the forecast period.

Princioal E m D Iovment Sources

Major manufacturing industries include Libby-Owens-I'ord Glass
company, a manufacturer of laminated glass for automotive use, which
has been located in the HMA since october 1962; Fibreboard products,
rnc., a maker of paper good cartons and packing cases, which has been
located in Stockton since 1918; Tillie Lewib Foods and stokely-van
Camp, canners; General MilIs, breakfast cereals; Diamond Walnut
Growers, rnc.; and the Stockton Box company, located in the area
since L9L7, manufacturers of boxes for the shipment of fruits and-
vegetables.

Sharpe Army Depot, located south of Stockton, is one of the Armyrs
Iargest military supply and maintenance centers. rn L962, civilian
empLoyment there nurr.rbered about 2,525. In that year, a DeEense
supply Annex was established in Tracy and 11000 people were trans-
ferred to it from Sharpe. Except for this shift, civilian employ-
ment at Sharpe Army Depot has not fluctuated greatly. currently,
employment there is about L,625 and at the Defense supply Annex
employment is about I,000
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The United States Naval Communication Station (San Francisco) has
been located in Stockton since 1960. The NCS operates and maintains
facilities, equipment, devices, and systems to provide communicatl-ons
for the U.S. Fleet and the Department of Defense. Current civilian
employment totals about 160 persons. However, as of July l, 1965
civilian employment is expected to total about 300. This increase
ivill result from the closing of the Naval Supply Center, Stockton
Annex (Oakland), and the subsequent transfer of most of its civilian
employees to the NCS.

The General Services Administration is currently moving all of its
San Frtrncisco Bay Area warehouse facilities to Stockton. ln addi-
tion, the operations of the Naval Supply Center will be assumed.

Unemptoyment

In mid-May, L965, about 8,750 persons (8.2 percent of the civilian
work force) were unemployed in the HMA. This compares with a total
of 8,800 persons (8.1 percent) unemployed as of May 1, L964. The
majority of those unemployed are manufacturing workers and farm la-
borers. During 1964, as reported by the State of California Depart-
ment of Employment, average unemployurent was 8r350 (7.9 percent).
The trend of unemployrnent since 1958 le indicated in the following
table. In this period, the highest unemployment rate was experienced
in 1961 when 9,200 persons (9.2 percent) were unemployed.

Trend of Unemplorrment
Stockton, Ca11f ornla, Hl.lA
Annual Averag es. t958-1964

Ratio of
Year Civilian work force Unemplovment unemol oyment

1958
1959
l9 60

97,575
98,300
98, 800

100,525
101,375
103, 075
L05,425

8, 300
7,350
8,200

9,200
8, 750
8, 875
8, 350

8
7

8

5
5
3

9.2
8.6
8.6
7.9

19 61
L962
19 63
1964

Source: State of Californf.a Department of Employment.



In March 1961, the Stockton Labor Market Area was designated as an
area of substantial unemployment by the Department of Labor. ln May

L965, the area was redesignated as one of substantial and persistent
unemployment. This high unemployment rate is in part a result of
modernization and mechanization in agriculture and manufacturing.

Estimated Future Employment

During the June l, 1965 to June 1, 1968 forecast period, employment
in the HMA is expected to increase by approximately 6,000 jobs, or
2,000 jobs annually. This employment gain is based on the continuing
increases anticipated in the trade, service, and government categories.
Also, some expansion is expected in the manufacturing industry.

Income

During L964, the average weekly wage of manufacturing workers in the
Stockton area was $117, as compared to $112 in L963. Since 1959, the
6vcrage weekly wage has increased steadily, and it ls expected that
this increase is contlnuing currently. A comparison of average
weekly earnings in the HMA with the average in California, and with
the San Francisco-Oakland average, shows that manufacturing earnings
are lowest in the Stockton area. However, this does not necessarily
reflect lower wage rates in the Stockton area as the industrial compo-
sition of the factory work force and the length of the workweek are
important factors in determining the averagb weekly wage.

Average Weeklv Wages of Manufacturing Workere
Stockton. San Franclsco-Oakland. and Californla

t959-L964

Year Stockton San Francisco-Oakland California

1959
19 60
19 61

L962
19 63
1964

108. B1
111.76
115.81

$94. 30
98.98

101.00

$10s. se
109.37
113.78

117.90
L22.85
12 6, 01

$101.71
104.28
108.53

tL2.44
115.78
LLg.29

Source: U.S. Department of Labor.
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The current median income, after deduction of FederaL income tax, of
alI nonfarm families in the Stockton HMA is an estimated $7,000 annually
Nonfarm r.enter families have a current median after-tax income of about
$5,50C. By June 1968, the median income of nonfarm renter families is
expected to increase to $6.050.

Table ll shows the current and projected distribution of families by
annual income classes. Approximately 13 percent of all nonfarm families
and 20 percent of nonfarm renter families have current after-tax incomes
under $3,000 annually. ApproximateLy 23 percent of all nonfarm families
and ten percent of the nonfarm renter families have after-tax incomes
of $10,000 and above annually" The projected income figures for non-
farm renter families show decreases in the percentage of families
earning after tax incomes of under $3,000 and increases in the per-
centage of those with annual earnings of $I0,OO0 and above.



Popu lati on

Current Estimate. As of June
in Ehe StockEon HMA is about
increase of about 4r8OO (2.1
total of over 23O,OOO.

l0

Demosraphic Factors

l, 1965, total nonfarm population
254r9OO persons, or an average annual
percent) slnce the Aprl1 l, 1960

rn the stockton urbanized area, current population numbers almost
153,O0O, an average annual increase of about 2r2OO (1.5 percent)
since 1960. rn Lodi, curren! population is about 261350; in Tracy,
L21600 persons; in Mantera, lOr4OO persons; in Rlpon, about 2,OOO
persons; and in Escalon, 1r850 persons. Also, there are about
48r75O persons in the remainder of the HMA. Table III shows the
trend of nonfarm population for the Hl,lA and each urban area.

Past Trend. Between ApriI 1950 and April 1960, nonfarm population
increased from slightly over L-72,7OO to more than 230,000, or an
annual average gain exceeding 5r725 persons (3.3 percent). A por-
tion of this increase in population between April 1950 and April
1960 is attributable to a change in the census definition of ilrural
farm"rr Since 1960, rural farms are defined as those places from
which agricultural products are sold and from which sales are
above a specified minimum. As a result, some persons who were
classified as rural farm popuh tion in 1950 lrere excluded from
this c lassification in 1960.

In the Stockton urbanized area, population increased from almosE
1l2r9OO to over t41,6OO during the April l, 195O to April l, 1960
period, an average annual increase of about 21875 (2.5 pereent). In
Lodi, population increased by an average of about 84O annually
(6.1 percent); in Tracy, by 29O annually (3.5 percen!); in Mantera,
by 45O annualfy (11.7 percenE); in Ripon, by over l3O persons
annually (2.2 percent); and in Excalon, by about 20 persons annually
(1.2 percent). The remainder of the Hl,lA increased by 1r225 persons
annually (4.o pereent). The following table shohrs the trend of total
population in the HMA.



ll

Trend of Nonfarm Population
S tock ton California HMA

1950. I960, and 1965

Dat e

Apri I I
Apri I 1

June I
June I

Nonf arm
PoPulation

L72 ,7 36
23O,O-14
254,gOO
266,loo

r950
I9 60
t965
l9 68

Average annual change
from preceding date

Number Percent

5,134
4,900
3,725

3.;
')1
1.s

Sources: 1950 anci
1965 and

I960 Censuses of Population"
1968 estimated by Housing Market Analyst.

F uture Population. By June l, 1968, total nonfarm population in the
Stockton HMA is expected to number approximately 266,100 persons, or
an annual increase of about 3,-725 (1.5 percent) during the June l,
I965 to June l, 1968 projection period. This population increase
is based on the past trend of population changes and the moderate
employment gains expected in the HMA during Ehe next three years.

rn the Sgockton urbanized area, population is expected to total about
159,000 persons, an annual increase of almost Z,OZ5 ( 1.3 percent).

Net Na tural Increase and Misration During the April l, 1950-ApriI l,
1960 decade, total population (including rural farm) increased from
slightly under 200,800 to nearly 250,000, or a total increase of over
49,2oo. Total net natural increase (excess of resident births over
resident deaths) in this period lras approximatety 3Ir400, or nearly
3,150 persons annually, indicating a net in-migration of over 17,800
persons, or about 1,175 annually (0.9 percent).

currently, total population in the HMA numbers about 2'l3,ooo persons
From Apri-1 1, 1960 to June l, 1965, net natural increase was about
14,800, or nearly 2,875 persons annually. Migration into the area
has continued at a somewhat Lower rate. since April 1960, about
8,200 persons have migrated into the HMA, or about lr600 annually
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(O.6 percent. of currenE total population), as shovrn in the
fol lowing table.

Components of Poou 1a tion Chanse
SEockton Ca I i fornia HMA

1950 r960 and 196

Average annual change a/

Components

Natural increase
Migration

Total change

June 1955

3,150
1.775
4,925

2,975
l,5oo
4,475

a/ Numbers are rounded.

Sources: U.S. Bureau of the Census, Current Population Report, Series
P-23, No. J, and estim.ltes by Housing Market Analyst.

Di s tribu tion bv Ase. A comparison of the 195O and 196O age distributions,
shovrn in table IV, indicates that the most rapidly growing segment
of the nonfarm population lnas that between the ages of 5 and 19. The

large increase of about 26,lOO persons OO.2 percent) reflects Lhe

increased birth rate during the relative[y prosperous period following
World War II. There was also a large percentage increase of persons
aged 65 and over reflecting increaslng longevity. Between 1950 and
1960, this age category increased by almost 8r350 (50.5 percent).
The smallest gain in population occurred in the 20 Eo 34 age category,
which increased by only lr3OO persons (3.2 percent), indicaEing the
low birth rates during the depression years. There was a 23 percent
growth in the number of persons in the five and under age grouP, a

26 purc*.,t growth in the 35 to 49 age group, and a 3O percent growth
in the 50 to 64 age group.

Househo ld s

Curreng Estimate. As of June L, L965, there are approximateLy 77r7OO

nonfarm households in the HMA, an increase of abouE 8,9OO since
April 1, t96O, or an average annual change of nearly L,725 (2.5
percent).
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In the Stockton urbanized area, current households total approximately
49,80O, an increase of about 5r775ror an average annual change of
about 1,125 (2.5 percent) since April l, 1950. In Lodi, currenE
households number about 9r2OO; in Tracy, there are 4rlOO households;
in Mantera, 3,2OO households; in Ripon, 675 households; and in Escalon,
there are about 525 households, Also, there are about. ilr2OO
households in the remainder of the HMA. Table V shows the trend of
nonfarm household grovrth for the HI,4A and each urban area.

Past Trend. Between April 1, l95O and April l, 1950, nonfarm house-
holds in the HI"IA increased from about 50,8OO to 68,8OO, or an average
annual change of about l,8OO (3.5 percenE). Both the change in
definition from "dwel-ling unitrrin 1950 to ilhousing unit'r in 1960

and the change in the definition of a t'rural farm" resulted in
definitional increases in the number of nonfarrn households as

reported in the 1960 census compared with the 1950 enumeration,
so that the actual change between 1950 and 1960 was somewhat less
than indicated above.

In the Stockton urbanized atea, householdsincreased from about 33r25O
Lo 44,050 between April l, 1950 and April 1, 1960, or an average
annual change of 1rO75 households (3.2 percent). There l^/as an annual
increase of about 28O households (5.9 percent) in Lodi; about 9O

households (3.4 percent) in Tracy; 13O households (10.7 percent)
in Mantera; t.en households (2.3 percent) in Ripon; three households
(O.6 percenE) in Escalon; and 2lO households (2.6 petcent) in the
remainder of the HMA.

Future Househo lds " By June l, 1968, nonfarm households in the HMA

are expected to total nearly 84r600, or an average annual increase
of nearly 1,915 (2.5 percent). In the Stockton urbanized atea,
households are expected to increase to nearly 5l'200 by June l,
1968, or an average annual increase of about 460 (1.5 percent).
The following table shows the trend of total nonfarm household
growth in the Stockton HMA.
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Trend of Nonfarm Household Growth
Stockton, California, HMA

1950 l9 60 and 1965

Date

Apri I l,
Apri I l,
June 1,
June 1,

Nonf arm
househo lds

Average annual change
from preceding date

Number Perc en t

l9 50
19 60
196 5
I9 68

50,804
68,788
77 ,7OO
84,600

I ,800
1,725
L ,9-7 5

3.;
2.5
2.5

Sources: 1950 and 1960 Censuses of Housing.
1965 and 1968 estimated by Housing Market Analyst.

Household Size Trends. Throughout the HMA, nonfarm household
sj.ze increased from 3.08 in 1950 to 3.13 in 1960. Since 1960,
however, the average household size has decreased somewhat, and
is expected to continue to decrease slightly during the projection
period. Currently, the average nonfarm household size is 3. l0
pe rson s .
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Hous e Market Factors

The Houslnc Suppl_y

Current Estima te and Past Trend.
housing inventory in the Stockton
units, an increase of over IOrOOO
over 1,950 (2.6 percent) since AP

and April f 1960, t.he nonfarm hou
52,5OO dwelling uniEs to nearlY 7

of about 2,225 (4.2 Percent). Th
to the census conceptual change f
Ithousing unitrr in 196O.

As of June 1, 1965, the nonfarm
HMA numbers about 84,850 dwelling

, or an average annual gain of
ri1 1960. Between April I, 1950
sing supply increased from over
4185O, or an average annual growth
is increase is in part attributable
rom trdwelling unitt' in 195O to

In the Stockton urbanized area) there are currently about 54r25O

dwelling units, an increase of about 7rOOO, or an average annual
gain of about 1,350 (2.9 percent) since April 1960. Between April
1, 195O and April 1, 1960, the housing supply increased from
about 34r7OO dwelling units to nearly 47 ,25O, or an average annual
growth of about 1,25O (3.6 percent).

Tvpe of Structure. About 7O,O5O units (80.5 percent) of the current
nonfarm housing inventory in the HMA are single-family units. Struc-
tures containing two to four unj.ts comprise 7.5 percent, and units
in structures with five or more uniLs comprise about 10.2 percent
of the nonfarm housing supply. The rest of the inventory, 1.8 percent,
is in trailer-type units.

In the Stockton urbanized area, about 76 percent of the current housing
inventory is i.n single-family structures. Structures containing two

to four units compr:-se about 8.9 percent, and units in structures
with five or more units comprise about 14 percent of the housing
supply. The rest of the inventory is in trailer-type units (l.l
percent).

A comparison of the current distribution of dwelling units by type
of structure with that in 1960 is seen in the following table. As

a sizeable portion of the recent building activity has been the con-
struction of multifamily units, there has been some decrease in the
percentage of single-fami ly uni ts since 1960.
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Nonfarm Dvyelling Units by Type of Structure
Stockton . CaI if ornia. HI'IA

April 1960 and June 1965

Aoril 196O
Stockton urban-

ized atea

June 1965
Total Stockton urban-

HMA

80.52

ized area
Units in
structure

1 unit
2 units
3 and 4 units
5 or more units
Trai 1 ers

ToEal
HMA

07"7683

2.O

a

3.
8.

07"79.
3.6
4.0

L2.t

47"

9

3
4

3.5
4.O

LO.2
1.8

4.2
4.7

I4. O

1.11.3

Total too. o 100. o 100. o 100. o

Sources: 1960 Census of Housing.
1965 esEimated by Housing Market Analyst.

Aee of S tructure. The nonfarm housing inventory in Ehe Stockton HMA

is relatively new, reflecting the recent growth of the area. As the
following table indicates, over 40 percent of the total nonfarm housing
inventory was built since 1950. The basic daLa reflect an unknown
degree of error inrryear builtn occasioned by the accuracy of response
to enumeratorsr questions as well as errors caused by sampling. The

data do reflect the 196O ciefinition of rrnonfarmrr, however, and are
not subject to errors inlroduced by comparing one census with another.

Di stri tion of the Nonfarm Housine Supp lv. bv Ase of S tructure
Stockton. California. HI"IA

June 1965

'lbtal HMA

Stockton urbanized
area

Number PercentaeeYear built

April 1960 - June 1965
1955 - March 196O
1950 - 1954
1940 - L949
1939 or earlier

Number Percentgse

12,OOO
1o,589
12,955
18,67 5
30.631

14. r
L2.5
r5.3
22.O
36. 1

S ,OOO
5,569
g ro22

1 I ,883
20.77 6

t4.7
10. 3
14.8
2L.9
38.3

TotaI 84,85O lOO.O 54,25O 1OO. O

Sources: 1960 Census of Housing and estimates by Housing Market Analyst.



L7-

Condition of Inventorv. Currently, about 7r150 nonfarm dwelling units
f" th. HMA (8.4 p"t"u.,t) are judged Eo be dllapidated or lacking one

or more p1-umbing facility. In 1960, the Census of Housing reported
Ehat 12 percent of the inventory felI into this cateEorY, whereas
in 1950, about 22 percent of the nonfarm housing stock was dila.pidated
or lacked some plumbing facilities. Because the 1950 Census of Hou,sing
did not classify trdeterioratingrr units separately, it is possibte that
some units classified as rrdilapidatedrr in 195O would have been class-
ified as rrdeterioratingrr by 196O definition.

In the Stockton urbanized area, about 4,600.units (8.5 percent) are
dilapidated or lack so.me plumbing faciliti-es. This compares with
L2.5 percent in 1960 and 22 percent in 1950.

Value and Rent. Local sources indicate that the current median value
of orr,u.loccupied housing units in Ehe Stockton HMA is about $11,OOO.
This is a gain over the 1960 census median value of $1O'7OO and re-
flects Ehe increased construction of houses in the $18r5OO price
range and above. In the Stockton urbanized area, Ehe currenE median
value of owner-occupied units is abouE $lOr70O, compared with $1O,4OO
in 1960.

Currently, median monthly Sross rent for rentAl units is about $65
in both the tll4A and in the Stockton urbanLzed atea. In 1960' the
median monthly renE was $58 in the Hl,lA and $57 ln the Stockton
urbanized area.

Residential Bu Idins Activitv

Volume of Construction. All residenttal constructlon in the HMA 1s

authorized by building permit. Since January l95Or over 12r2OO new

dwelling units have been authorized in Ehe HIIA, or an annual average
of over 2r25O. IE is estimated that most of these permits were for
nonfarm uniEs. Single-family houses rePresent about 63 percenE
Q.TOO units) of the tot,al buildtng acElvlty in recenE years' or
abouL L,425 a year since 1960. About seven perceng (888) of the
toEal units authorized were in duplex structures, About eight per-
cent (1rol4) were in structures containing three or four unit,s, and
over 2l percent (21603) were in sEructures of five or more units.
Since 1960, multifamily uniEs rePresent a larger proportion of all
units added Lhan was experienced during the I95O to 195O decade.
The following table shows the trend of uniLs authorlzed by building
permits by type of structure.
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Januarv 196O - June 1965

3and4
2 units units

19 60
1951
L962

L 1265
I ,380
L,334

120
lL2
r46

17B
182
150

I9 53
1964
L965a/

Lr479
I ,543

7CO

35
4B

141

154
43s
200

5 or more
unl ts

L66
574
4C,6

457
6tfi
350

Total

I ,587
2,LL4
2 rO27

2
2
1

278
800
400

a/ January - June.
1955.

Distribution of Eotal by unlt slze estlmated for

Sourcesi Department of Commerce, Bulldlng Permits', Series C4Orand
estimates by Houslng Market Analyet.

Table VI glves the numL'er of building permits lssued ln each city
slnce 1950. In StocktoDr ov€r 5,O75 buildlng permlts have been
issued since 1960, or an annual average of 940. The largeet volume
occurred in L964 when there hlas a toEal of almosE 1r35O, an increase
of 450 over the 1963 total of about 9OO.

Tenure of Occupancv

Current Esti te and Past T As of June 1, 1965, there are
about 77,7OO occupied nonfarm dwelling unlts tn the HMA. Of this
number, 48,950 (63 percent) are owner occupied; and about 28r750
(37 percent) are renter occupied. of theee 29r100 units, about
14,000 (48.7 percent) 4re single-famlly unlte. In the Stockton
urbanized area, 62 percent of the occupted dwelling units are
owner occupied.

During the 1950 to 1960 decade, there was a shlft from renter to
owner occupancy in the HMA. Ihts ls shown tn table VII.
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Vacancv

Census. ln April 1960, there were nearly 2r95O nonseasonal, non-
dilapidated vacanL nonfarm dwelling units in the HMA. Of these,
about 77O were available for sale, or a homeowner vacancy rate of
about 1.7 percent. The remaining 2r175 were available for rent, or
a rental vacancy rate of 7.8 percent. About 2O of Ehe available
vacant sales houses and 45O of the available rental units were
Iacking some or all plumbing facilities.

In the SEockton urbanized area, there were nearly lr7 50 nonseasonalt
nondilapidated vacant nonfarm dwelling units in April I960. Of
these, about 515 were available for sale, or a homeowner vacancy
rate of 1.9 percent. Approximately 1r235 were available for rent,
or a renLal vacancy rate of 6.8 percent. About 1O of the avail-
able sal.es houses and 28O of the available rental units were
lacking plumbing facilities.

Postal Vacancv Survey. A postal vacancy survey was conducted
area on June 11 - 17, f965 (see table VIII) and covered about
percent of the current estimated nonfarm housing inventory.
survey reported 11486 (2.2 percent) vacant residences and 778
percent) vacant aPartmenLs.

in the
89

The
( ro.7

ln the Stockton postal area, 1rO53 residences (2.3 percent) were
vacant and 538 apartments (11.2 percent) were vacant. The area
served by Ehe Lincoln Village Branch in north Stockton is one in
which most of the new construction in Stockton is concentraEed. In
tincoln Village, 3OI residences (3.8 percent) and I37 aparLments
(15.9 percent) were vacant.

According to posLal definition, units are regarded as residences
when one delivery of mail is made for one carrier stop. Units are
regarded as apartmenLs when more than one delivery of mail is
made for one carrier stop.

A direct comparison of the postal vacancy survey vacancy ratios to
those ::eported by the census is not feasible. The census reDorts
vacancies by intended tenure, while Ehe postal vacancy survey classi-
fies vacant units only by type of structure. Also, the postal
vacancy survey includes vacant units which are not available for
occupancy and units held for seasonal occupancy only; census
excludes such units from its net vacancy ratics.

CurrenlEqE.:LrnqEe. On the basis of the postal vacancy survey and
other vacancy data available in the HMA, as of June l, L965, there
are about 3,5OO vacant available nonfarm dwelling units in the HMA.

Of this number, 9OO ate available for sale, or a homeowner vacancy
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ratio of 1.8 percent. The remaini.ng 21600 are available for rent, or
a rental vacancy ratio of 8.I percent. I.Iaking allowance for units
lacking plumbing facilities, and other units not competitive in the
market, the current vacancy ratios indicate only a moderate excess of
vacancv in both the sales and rental markets. Tabte lx shows the
trend of nonfarm vacancies slnce 1950.

SaIes l'larket

Gener l.1a t Cond i t ions. Residential housi ng 1s being constructed
in alI parts of the HMrr, with the bulk located in the northern part
of stocktr>n, north of the calaveras River (see map). The subdivi-
si.ons where construction has been completed have been successful.
Local builders feel that the new tracts now being developed will
meet with equal success. For the most partr houses in the new sub-
divislons are in the $15,0o0 to $2o,00o price range. Based on the
January 1964 and January 1965 unsold lnventory survew. about 65
percent of the comp[eted sales houses were buiIt speculatively.
Thls can be used only as a general lndlcation of speculative con-
struction, because the unsold inventory survey incLuded onLy about 55
percent of all single-f amily units authorized in those thro years.

The Stocktnn Multiple Ltsting Service reports a continuous inventory
of about 5oo existing houses for sale. No dlfflculty ls reported in
selling these older homes, if the location and condition are sultabLe.

f'oreclosures. The trend of forectosed mortgages in the HMA since
1955 is shown in the f oI lowing tabl.e. rn L964, there were over
5-15 foreclosures, an increase of about 120 over the t963 total of
approximateLy 415. Although the recent trend has been upwtrrd, the
volume in 1964 represents only 0.6 percent of the housing inventory
and is not sufflciently large to disrupt market equilibrium.

Trend of Forec losures
.St"ctt"n. Catif .

L955- t964

Number of
forec Iosures Year

Number of
forec losures

359
341
459
4L6
531

Year

l9 55
1956
1957
l9 58
l9 59

228
250
214
270
233

l 960
L96t
1962
1e63
1964

Source: San Joaquin County Recorder's Office.
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Unsold Inventory of New Houses. In January 1964 and January
FHA Insuring Office in Sac::amento surveyed all subdivisions
cities of Stockton, Lodi, Manteca, and Tracy in which five
houses were completed in the 12 months preceding the survey
earlier survey covered 55 subdivisions. Of the 856 houses
in 1963, 287 were sold before construction sEarted, and 569

1965, Ehe
in the

or more
. The
completed
were

bul1t speculatively. Of those 569 units, L77 (31.1 percent) remained
unsold as of January 1, L964. In addition, 2O new houses that had
been constructed more than 12 months before the survey dare, remained
unsold.

The more recent unsold inventory survey covered 47 subdivisions in
which 853 houses had been completed during the preceding 12 months.
A total of 293 units were sold before construction started, and the
remaining 56O were built cpeculatively. Of these 56O units, L26
(22.5 percent) remained unsold as of January 1, L965. Also, 17
new houses that had been constructed over 12 months before the survey
date remained unsold. A comparison of the two surveys reveals an
improving sales situation.

In Ehe Stockton portion of the HMA, 136 units (44.9 percent of the
inventory) remained unsotd as of January l, 1964. A year later, how-
ever, only 59 units (19.9 percent) remained unsold.

The following table shor^7s the distribution of the new sales houses
completed in the four cities surveyed during the 12 months preceding
January 1, 1965.
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SaIes Houses Completed D:rine 1964
bv Sales Status and Price Class

&ckton. Catifornia g/

Total
Speculative houses

Sal es Drice

$lO,d;n -$L2,499
l2,5OO - 14,999
15,OCO - L7 ,49c)

cornpl eEions Presold

?.5

9L
34ii

238
t40
r6

J

103
E-7

t5
J

l2
L2
9t

8
69

l82

I'lumber
Tctal sold

13
79

249

Percent
unsold

38.5
t2.7
25.9

Number
unsold

q

1C
67

L7 ,534
2A TOOO

25,COA
30, OOO

lo oco

24,999
2q qqc

34,999

135
83

1

113
/ol

I

22
22

16.3
26 .5

ToEaI 853 293 56; 43t+ Lz6 22.5

and Tracy.a/ Includes Stockton, Lodi, Manteca,

Source: UrRold Invent.ory Survey, FHA Insuring Office, Sacramento,
. California, Jauuary 1, L955.

Rental Market

General Market Conditions. There is a moderate excess of good quality
rental vacancies in the Stockton HMA. Although some vacancies are
located in the older, less desirable sections of the area, a large
number are found in the new garden-type apartments, located on the
outskirts of the rrrban areas. Presumably, many of these vacancies
will be filled as more people upgrade thelr housing. Until the
rental vacancy ratio declines, a curtailment of multifamily con-
struction activity appears desirable.

Mortgage Market

Local banks and savings and loan associations provide about 75 per-
cent of the mortgage money in the Stockton HMA. The current State
bank interest rate for conventional home mortgages is six Percent,
with a 75 percent loan, and 20 years as the maximum term. All
national banks in the area are somewhat more liberal, vnith an 80
percent loan and a 25-year maximum term. Savings and loan associ-
ations offer the most liberal agreements with terms ranging from
5 3/4 percent to 6.6 percent interest, a 70 percent to 90 percent
loan, and up to 30 years as the maximum mortgage term.
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Urban Renewal Activi tv

The East Stockton Urban Renewal Area (R-21) is located on the eastern
fringe of the city and is a mixed commercial and residential area.
The area is bounded on the north by Railroad Avenue and the Southerm
Pacific Railroad tracks, on the east by U.S. Routes 50 and 99, on

the south by Horner Avenue anci Marsh Street, and on the west by

Netherton and Filbert Avenues. Property acquisition is completed
and alI families and individuals have been relocated. Present
plans call for the building of approximately 300 moderately-priced
single-family dwellings in addition to a I90 unit multifamily project.
Construction of both single-family and multifamily units has started.

The 1.Iest End Urban Renewal Area (R-47) is located in downtown Stoctrtton.
The area is Lounded generally by Fremont SLreet and lrleber Avenue to
the norEh, Center and Hunter Streets to the east, I{ashington StreeE
tc the south, and Commerce and Madison Streets to the west. Currentlyt
about 75 i--ercei-rt cf the property acqul-sition i-s completed and demoli-
tioir has begui'i. The area is primari-Iy commercial . Project plans call
f or a convent ioil cei:ter, various retai I sf -es and of f i-ce tui ldin3s ,

and a community center for the elderly.

A third urban renewal project i.s being planned and is pending local
approval. The l2-block area is loCated lvest of the I{est End area
and ls being added to protect the initial project.

PuLl i-c I-lousin o

The Deceml'er L964 Put lic Housir:g Adrninistration low-rent project
C!.rectory lists 1,11O units of public housing in the Stockton HMA.

Of the totalr 90O units are i:r Stocliton, 16D are in Tracy, and 50
un'.ts ;;re in Thornton. A11 IrllD units are under management, and
at preserE, there are i-Io public housiirg units under consLruction or
pIanned
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Demand fo E--89-Uq U8.

Quanti. tative Demand

The demand for new housing in the Stockton HMA is based on the
projected household growth of 1,915 new households annuaLly during
each of the next three years. To this basic growth factor, adjust-
ments are made for changes expected in the tenure of occupancy in
the i.nventcry, for the anticipated volume of residential demolitions,
for a moderate excess of good quality vacanci-es, and for the current
leveL of new construction. Consideration also has been given to
the probability that some part of the demand for rental units will
be supplied by single-family houses.

Based on these considerations, the annual demand for new housing is
estimated to be 1,925 units, of which 1,350 units represent demand
for sales housing, and 575 units represent demand for rental housing.
The prospectj.ve demand for new rental units is substantially below
the production volume of 1960-1964. However, a decrease in volume
would prorride for the reduction of the rental vacancy ratio during
the forecast period to an equilibrium level reflective of a more
stable demand-supply balance in the Stockton HMA rental housing
m,rrket. About 160 units of the annual demand for rentals may be
provided with public benefits or assistance.

Qualitative Demand

SaIes Housinq. The anticipated distribution of the annual demand
for 1,350 units of new sales housing is shown in the following
tab1e. The distribution is based on the ability to pay, as
measured by current family income, and the ratio of sales price to
income typical in the area. lt is judged that acceptable sales
housing in the Stockton HMA cannot be produced to seII below $101000.
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Est imated Annual Demand for New Sa les Housi n bv Price Class
S tockton. California. HMA

June 1 - 1S5 5 to June 1. 1968

$ 10 ,000
12,000
14,000
16 ,000

Sales price Number

100
1r5
160
t75

Percent

$I1,999
13 ,999
r5, ggg

L7 ,ggg

7

9

l2
t3

18,000 - lg,ggg
20,000 - 24,ggg
25,000 - 29 ,ggg
30,000 and over

Total

160
305
180

_r55
1 ,350

L2
23
t3
1t

100

The distribution shown a'i:ove differe from that on page 22, whlch re-
flects only selected suhdivision experience during the year L964.
It must be noted that the 1964 data do not lnclude new conetructlon
j-ir subdivisions with less than flve completlons during the year,
nor do they reflect indivldual or contract constructlon on scattered
lots. It ls likely that the more expensive houslng construction
and some of the lower value homes are concentrated ln the smaller
building operations which are quite numerous. The demand estimates
at,ove reflect all home hrrilding and lndlcate a greater concentration
in some Orl"_: ranges than a subdlvlslon survey would reveal.

Rentel Housine. Based on projectrd 1958 renter-family lncomes and
the ratios of rent to income typlcel ln the Stockton lrea, the
annual demand for 575 new rental unlts during the next three y€ars
is expected to be distrlbuted by untt ctze end rent lcvela ae
shown in the following table. Approrluetely 415 unltc of demand are
at or above the mlnlmum gross rent LEvola achtevable wlth market
lnteroet rate flnancing., These levels are $S5 for efficlencies,
$11O for onc-bedroom units, $12O for two-bedroom uniEe, and $l3Ofor three-bedroom units. The remalntng 15O unlts of annual
denand may be provlded at rantr achlevable only with publlc benefttt

Net additions to the rental inventory raay be accotipllghed etther by
neh, construction or rehabilitatlon at the spectfled rcntals with or
without public benefits or assistance through subsldy, tax abatement,
or aid ln financing or land acqulsttlon. Itre production of unlts
in the hlgher ranges of rent will competltlvely effect a filtering
of existing accommodations.
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Estimated Annual D,emand for New Rental Units
by Monthly Gross Rent and bv Unit Slze

Stockton. California. HilA
June 1. 1955 to Jui-ra f . i968

Monthbl gross -Eg!g/ Ef f iciency

Slze of unit
One

bedroom
Two

bedroom
Three

bedroom

$8c
B5
9C
95

100
105
110
L2A
130
L4C
150
160
L70
180

and
H

ll

il

ll

il

il

ll

r
il

il

ll

il

ll

over
tt
il
tl
lt
,t

il
!t
il
r
ll

ll

ll

lt

eQ

90
80
75
80
70
6$
60
50
,+O

3A
2q
15
15

1.85
L7s
L65
.155
130
105
80
6s
50
35
25

90
90
80

'50
40
30
20
l5
10

2LO
205

- 195-
t75
160.
14s
L20

- loo-
80
60
50
3s

65

al Gross rent is
and services.

shelter or contraet rent plus the cost of utllitles

Note: The figures above are cumulative, that ts, the columns cannot
be added vertically. For exanpl.e, the demand for one-bedroom
units at $IIO to $120 is 15 unltc (16O minue 145).

The estlmated average annual demand for 575 new renE8l unlts durlng
the next three years lncludes unlts provlded ln dupleroe, thoee ln
three- and four-unit bulldlngi, and those ln buttdlnga wtth five or
more unlts. Provlslon of 575 such unlts a year durlng the next three
years would represent a. substantlal reductlon frou the annual rate of
lr4OO units authorlzed by bulldtng permtts ln thc ftret slx monthe
of 1965, more than 1r25O authortzed 1n-1954, and SOO authorlzed tfr
1953. However, ln.vlew of*the-curr6nt !_ey.:I.of rental_ v-a9_afrcy_4nd
the pro spe.c t _th"q _q gqq !_e$.i.e1!y:-Iq!9 !hqJ' sls apegJgg$_gn !!e*ril I L
be eompteted during the next 12 months, the rate of absorptlon of
new tenET-uhits sfiouId-b6 watched very elosely. It le piobeibler'

next
Ln view of-the antiei PEtet lbrgb viilurne

e tlons alrfri!- the-
cast need to be el

iF-cJmpTe Lions dlrIdg tte
iast- two yeare -of the foie j'year, that e

6'eiio6*wi ti*
average of 575 unlts I year.

gn lflcan tty'*bitow ihe [iolei:Eed
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Civilian Work Force Components
Stockton. California. Hl.{A

1958- 19 65

lndgs !!y

Civilian work force

1958

91,575

8,

1959

98.300

May
L964

LO8.225

Llay
t9 65

106.875

8, 750
I "2%

16,7 50

81.200

14.200

98.800

8,200
8.37"

19,975

1L.625

12.900

14,350
2,425

L2,L25
15,075

L25

100.525

9,20O
9.2%

L8,225

73. 100

13.375

5, 150
g, 375

LO5,425

g, 350
7 "97.

17,o25

80.050

L4.42s

5,475
8,950

r9 60 19 61 L962 1963

101.375 103.075

8,750 8,875
8.67" 8.67.

L7,775 L7 ,325

7 4.725 7 6. 8sO

13.350 L3,475

5,050
8,300

6Ji375

5,0o0
9,475

L964

Unemployment
Percent of civilian work force

Durable goods
Nondurable goods

Nonmanufacturlng

Agricultural services a/
Contract construction
Trans., corun., & uti1"
Trade

I{ho1esale
Retal1

Fin. , ins., & real estate
Service
Government
Other

56-675 58.525 58.725 .59 .725 6?.375 6s-625 66.o0o 67.ooo

300
8.57.

7 ,35O
7.5%

8 ,800
B. 1%

Agricultural employment 20,275 19,350

Nonagricultural emplolment 69.000 7L.575

Manufacturlng t2.325 13.050

20, 150

79.60,C-

13.62s

4,600
7,725

4,900
8,250

N.A.
N.A.

N.A.
N.A.

4,925
7 ,975

725
825
150

L8.275
3,925

725
3,900
6,475

17.200
3,925

L3,275
2,25O

11,300
L4,700

t2s

725
4,2OO
5,375

18.050
3,925

L4,125
2,350

11,825
14, g5o

150

725
4,L75
6,2OO

18.050
3,975

L4,L75
2,450

L2,475
15 ,500

150

650
4,25O
6,150

!8.8sq
4,2OA

14, 550
2,475

13,000
15 ,850

150

725
4,45O
6,25O

19. 125
4,17 5

Ul,950
2,7OO

13,550
1 6,400

L75

775
4,754
6,325

19.800
4,300

15,500
2,950

14,050
16,900

L75

N.A.
N. A.
N.A.
N.A.
il".A.
N.A.
N.A.
N.A.
N.A.
r{. A.

3
6

N.A.
N.A.
N.A.
N.A.
N.A.
ir.A.
N.A.
i'l .A.
I'l .A.
N.A.

Note: Al1 data are annual averages except May 1964 and l'!ay 1965"
Because of rounding, detail may not add to total.

al Includes mining.

Source: StaEe of California' Department of Employmelit'



Table ff

Estinated Percen'uase Distribution of NOnf:irm
ter Ded ti o Fe

Jt, ckton
J 1

lq65
All

faml iies
Rent"er

-families

T

all
fami lies

Annual Income

Renl,er
iamilies

000
000
000
000

$3,
tr,
5,
6,

fncorne

Under $3rooo
3,ggg
/+1999
5rggg
6rggg

?1000 - 7,ggg
81000 - grggg
9rooo - g rggg

1or0oo - l2r4gg
l2r50} and a-bove

Total

L3
dO

8
11
10

10
9
I

t3
10

100

20
11
t3
t3
t2

9
7
5
6

_L
100

18
10
10
11
12

11
7
6
9
6

100

11
7
8
9
9

8
9
I

t7
tL

100

Median $?'ooo $5r5oo $zrzoo $5ro5o
Source: Estinrated by Housing }ilarl<et Analyst.

anC



Table III

Trend f Nonfarm Population
Stocktcn. Califcrnla. HMA

April l. f95O to June l. f965

Av aoe ailnual chanE e

April I
Aori,l-

l95O to
1 q50

April 1, 1960 to
196 5June

Area

Stockton url:anized area
LoCi
Tracy

Manteca
Ripon
Escalon
Remeinder of HMA

HMA total

April l,
t950

ll2,85l
L3 ,7 98
g,4rO

3,8C4
I ,55(l
1 ,569

30.7s5
t7 2,7 36

Apri 1 1,
r960

l4l ,5oc
22,229
11,321

8,242
I ,8')4
1,763

43.Q25
23r rr7 4

June 1,
19 55

lo,4O0
2,OOii
I,g5t

48.750
254,9OO

I.iumi: er Percent llurnl:er Percent

959
350
6co

L52,
26,
12r

2,E7 5
343
29L

444
34
19

t.227
5,734

2 r2@
800
2Q

42C
20
20

I . 10.)
4,WO

t.L
3.6
a1

,c.

6.r
3.5

5.1
1.t
1.1
2.6
2.1

tt.7,,
t.2
4.O
3.3

Sources: 1950 and 196O Censuses of Population and est'i-maEes Lry Hous'ing Market Analyst-



Table IV

Po tion Dis+-ribution bv Ase

7950 1960
Nu&gl Percent Number PereenLAge group

Under 5

5-L9
20 - 3l+

35 - lr9
50 - 6t+

65 and over

tg1557
37,L83
/+O 1958

361613
4r64't
L3.73L

11.3
2L.5
2).7

21.2
l/*.3
8.0

2/rJ-l.o
63,295
/*2'258

tr6rtgz
32rtoz
22,127

23OrO7l+

10.5
27.5
18./*

20.1
L3.g
oA

--L!

100.0

Deeennial change
Nunber Percent

/*r553
26rlt?
lr3OO

26.L
)o.3
60"5

57 r3)8 33.2

23
70

3

?

2
2

a

a

a

t
,

9
7

569
t.6l

8.3!-)

Total n2r7% 10o.o

Source: 1950 and 1950 Censuses of Polulation.

and A



Tal''le V

Trend of I,lcnfarm Households
Stocicton. Cal if ornia.. HI,IA

April 1, I95O Eo June I . L965

Average annual change

Aprll 1,
19-qO

33,252
4,7 58
2,599

L,L)6
478
474

8 . C/r7
50,8O4

April 1,
196)

44,i35
7 ,554
3,4c,3

2,47 4
590
502

I.j. 143
68,7 88

April 1, 19-51 to
Apri I l. 196O

Number Percent

1,178
279

89

L28
11

3
210

1r798

l{umber Percent

l rc75
275

80

1.65
L,725

5.1
o.8
l.o
f=9

Aprit l,
June I

1951 to
t)6s

Area

Stoclcton urbanized area
Lodi
Tracy

Manteca
Ripon
Escalon
Rernainder of HMA

HMA total

49,5

June 1,
L965

9 ,'lO0
3,9CO

3,1iC
625
525

ll.coo
77,7c]

2.4
3.6
2.3

i.z
5.9
'3.4

50

l2a
5
5

10.7
2.3
o.6
2.6
3.s 2.5

Source: I95O and 196C Gensuses of Housing and estinetes by Houslng Harket Analyst.



Table VI

A11 Resideniial Units Auchorizeci b-,, B uilcliirp: Perrei cs
Stocilton, Ca iif ornia. IE{A

1950 - June 1-c)tr5

Stockton Lodi Manteca I5acY. Ripon EscalonYear

1950
195 I
L952
1953
L954

952
689
440
229
46s

815
54r
750
5r-5
0o ar

508
995
138
896

L,347
600

20L
2L7
246
375
404

361
255
335
360
265
150

3L)

78
74

183
47

L20
L74
185
l_50
176
100

L47
118

69
253
109

336
L24

95
70
68

6
2

5
()

1

1

1

liA
ri'A
i{A
iiA
i"r-A

Remainder
of FiMtA

l:{A

744
40tl
909
936

737
507
390
390
509

513
526
+uo
693
756
430

Tocal

345
846
243
967
91t;

2 ,21)g
1,593
L,51{)
1,461
L,7Lg

1,537
2,1L4
2,027
2,273
2, 900
1,400

I
1

I
I
1

1955
L956
1957
1958
L959

19 60
19 61
L962
1963
1964
L965

al

27
110
234
L25
20L
100

5E
1B

t7
25
24
20

I'IA
l{A
HA
riA
r{A

NA
25
30
29
3l
iiA

28L
269
23E
, acr

273

r11
L34
9l-

187
L7l

1B

o

12
10
10

a/ January to Jurre.

Sources: Bureau of the Census, C 40 Construction Reports, and local sources.



Tat le VII

Total cccupied

Or.rrrer occup iei 29 19i,9
Percelt or,rier occup i ed 58 .c;%

Re'rrter occup''.ed 2) r8r5
Percent renter cccupi-ed 4L.L7.

One-,iamr1y un!.ts L5r)7)
Percer:t of renter occup Led 7 2.'t7"

Stocktoi: ur:i. ailized area

I.ionfarn Oecu

Tcral HfiA

Tctal cccup Lerl

Or^r.:er occup.Led
Peree;rt o\^/:1er occupiecl

Renter occupie.J
Percei:E rei-lter occupieC

Rerna"ir,der of Ilt"iA

TotaI occup'ieri

Ovrner occupi.ed
Percent o\./rer cccupied

Rerrter occuol, eil
PerceriL renter occun.i-ed

Sources:

Stocl<.ton. Ca i ilornia. - HMA

1t5't. iS6,0. and I9'55

AprtI
t95:,

L9 ,57 I
qc, ,7

l3 ,5S1
+..'J/6

50.t04 68.78E 17.7)O

c t,

33 ,2-52 44;J3! 5:- ,(\n

Aor r'- 1

1!51

43,:,)5?-
62.67.

25,736
3/.+/"

14,350
( c oo7
-i. )lo

2-7 ,262
5t.97,

L5 ,77 t+

38. 17"

June
1 r6i

48,t5A
t^ a-quJ.')lo

2's 17 5:
37 .r7"

14,'lilo
t.a a o7
+-..1/o

3l ,31)
52.i)7"

I,ir15l
^o ^.qJO C . lO

L7,552 24,752 27,252

l.:, r238
sB.3%

7 ,3L4
4t.12

15,7?O
63.87.

9,962
^/ ^63C. Z/"

L7 ,'o5)
64.87"

o a. \1
-,v ,

-7).t/"

1950 and 1960 Censuses of Housing.
1965 estimated by Housing Market Analyst.



Table VIII
Stockton. C6lifornia. Area Pos!aI Vacancy Survcv

June I1-17, I965

l,{Jl ,.*iJLn., - .,,,,l .,l,drrn,cnrs li,,u-,rr,,,1...

I otal
del

possiblc
.; l:sed \eu

t ni|, I otal p,'..rl,lr
ilrli,rrr,.

I ndtr
deiiicries

In,t,.r l,,r , 1,, .-,1. , \ 'r' anr

7 5 ,897

50.82 3

15, 140

8,708

lll

2,264

1 .591

492

3.0 1.653

3.1 1.162

3.2 433

611

429

59

841

6r4

119

68.60I

46. 033

t2.668

1 ,848

22 .568

1, 790
9,677
5, 135
I,375
4 -59t

4.790

2,472

860

_ \ll

1.486

I.053

308

lsc,l \cx .\ ll ", I sed \c

The Survey Area Total 2.2 t.t08 378 487

2,3 790 263 294

2.4 281 27 48

10.7 545

Lt.2 372

7.4 t52

233

166

32

778

538

184

t37

9l
56
10

240

354 1.459

1 .053

493

22 1.5

! 0.6

3 0.6

Stock t on

Main Office

Braoch:

i20

7L

15.9 86 5r t24

9.6

l6
l2
77

248
3t2

0,8
0.3

Lincoln Village

Escalon
Lodi
Uan te ca
Ripon
Tracy

438 5.0 22r 2t1 290 301 3.8 135 166 166

Other Cities and Toms 25.074 673 2.7 49L L82 227

Statioos:
East Stockton
II@estead
Tuxedo Park

2t7 3.4
2I1 2.O

1,831
10,941
5,455
1,389
5 ,458

95
299
tt7

37
L25

5.2
2.7
2.L
2.1
2.3

77
228

75
36
?5

18
7l
42
I

50

6,298
to,9o2
9,775

123
180
205

94
37
22

6,tl7
10,099
9,301

126
161
L57

t04
130
140

318

22
31
l7

15
48
l7

r81
803
474

50. 3

7.O
L4.8

19 12
506
655

2.1
1.6
1.7

51
60
94

17 4t.5
97 7.7
49 r5.3
1 7.1

76 8.8

433 1.9 115 193 2.506

4t
L,264

320
L4

867

34173 67

L7
81 16
31 18
1-

43 33

406 16 3.9

10
82
66
15
54

78
202

68
36
49

4.4 60186
147 55 76
44 24 42
35115
32 t7 54

4
6

21
186
106

6
81

5

2

I

;
I

)
1.
2.
1.

33.3
t-2

The survey covers dwellirt units in residences, apartments, and house trailers, including urilitarv.
domiroriesi nor does it cover boadedup residences or aparrments thar are not inreoded for occupa

inslitu!iondl, public housing units, and units used only seasonally. Thc surrel docs not covcr srorcs, otfices, commercial horels and nrorel". or
nc v.

one possihle deliverv.

Source: t ll { postal vacancy sur' r condut tcJ Lv rollaboraring posrnasrer(s).



TaL,le IX

Vacant Nonfa Housins Units
Stocl<ton - Ce lifornia. HMA

1950.1960. and 1965

Apri I
1950Total HMA

Total housing units

Total vacant units

52,518

2,714

Apri I
19 60

7 4,828

6.O4l-

2,937

June
L955

84,85O

7,I50

3 ,5COAvailatle vacant
For sale

Homeowner vacancy rate
For rent

Renter vacancy rate

Other vacant

Stockton urbanized area

Total housing units

ToEal vacant units

Available vacant
For sale

Homeowner vacancy rate
For rent

Renter vacancy rate

Other vacant

Remainder of HMA

Total housing units

ToEal vacant units

Available vacant
For sale

Homeowner vacancy rate
For rent

Renter vacancy rate

I ,543 3 , 103 3,650

34,703 47,227 54,250

L,399 3r191 3,825

I,17I
385
L.37"
786
3.67"

774
294
1.57.
480
3.47"

397
9I
.97"

306
4.O7,

706
L.77"

2,17 I
7 .97.

1,7 48
516
L.97"

1,232
6.97.

1,1gg
250
r.67,
939
g .57"

900
r.Bz

2,600
9.L7.

2 rL'1o
600
L.97"

I ,5OO
7 .37"

625 1,443 1,77 5

17,815 27 ,6OL 30,600

1r315 2rg4g 31325

1 ,4CO
300
r.77,

l,loo
LO,37"

Other vacanE 918 1,660 1,875

Sources: 1950 and 196O Censuses of Housing.
1965 estimated ty Housing Market Analyst.
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